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Summary

The applicant is requesting approval of a
Preliminary Development Plan for a residential
subdivision containing 182 fee-simple single-
family lots and 29 detached condominium lots,
as well as eight reserve areas.

Zoning Map

Next Steps

Upon recommendation from Planning
Commission, the Preliminary Development Plan
can move forward to City Council. After City
Council, the Rezoning and Final Development
plan can be reviewed.



1. Context Map

This properties are located in the southwest corner of the White Road and Jackson Pike intersection
(160-000056, 160-001492, 160-002459, 160-002507, 160-002631).
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2. Analysis

Summary

The applicant is requesting approval of a preliminary development plan for a single-family residential
neighborhood containing 211 home lots with 182 fee-simple single-family lots and 29 detached
condominium lots. The site, located on the former Heimat Haus event center site as well as some
adjacent residential properties, is proposed to be an extension of the Pinnacle Club development located
to the south and west of the site proposed for development and is intended to offer housing options
between the small lots of The Greens and the medium-sized lots of The Links, subareas of Pinnacle. The
properties are currently located in Jackson Township and are proposed to be zoned to PUD-R upon
annexation into Grove City.

The GroveCity2050 Community Pl ands pfemmends this sita e Use an
used as Suburban Living, Low Intensity on the majority of the site, with a portion also recommended for

Parks/Open Space/Preservation, noting the limited public open space in the area. Staff believes that the

proposed use meets these land use recommendations. In addition to the proposed single-family homes,

there are eight different proposed reserve areas including an 11-acre park which encompasses 22.8

acres of the 72.1-acre site. Two of the existing Heimat Haus shelter houses are proposed to remain and

be utilized as shelter houses and picnic areas within the park areas.

While staff is supportive of the general use and density of the proposed project, there are a number of
outstanding issues in regards to layout of streets and reserve areas, stormwater and utilities. The purpose

of the Preliminary Development Plan is to be conceptual and to assess if the proposed use of a site and

basic layout are appropriate for a site, with more in-depth reviews occurring with later applications (such

as Rezoning, Final Development Plan, and Final Engineering Plans). | n st af f &hs prappsédni on,
development, with multiple cul-de-sacs does not match the existing character of the original Pinnacle

Club development which has no cul-de-sacs. Noting that topography is a challenge on this site, staff will

continue to work with the applicant to resolve these issues and come to a consensus on an appropriate

design for the site.

A preliminary zoning text was submitted for review wi
with preliminary development plans are meant to be used for reference for general development

standards and expectations on the site but should not officiallybea ppr oved as withiepagdoft eds t e
the preliminary development plan. A more in-depth review of this text will occur with the rezoning

application, at which time the text will be officially approved or disapproved to regulate the development of

the site.

Site Plan

Streets

The site is proposed to be accessed from two separate full access entrances, one off White Road and a
second off Jackson Pike. Each entrance is proposed to have an eight-foot-wide landscaped median to
divide the two travel lanes (proposed to be between 13.5 to 14.5 feet in width each). ODOT has
improvements proposed along Jackson Pike, including an improvement to the left turn lane onto White
Road, and the applicant has indicated that they are in contact with ODOT regarding these improvements.
Based on preliminary plans, it is possible that the ODOT improvements may impact the location of the
proposed entrance to the Pinnacle Quarry from Jackson Pike; however, staff would be supportive of
shifting the entrance further south if needed. Staff also has concerns with the location of the entrance
drive off White Road and believes it should be shifted to the west to be located in the center of the site
which will create more distance from the property to the east and reduce the number of future single-
family home backyards visible from White Road.



Most of the proposed
streets, with the
exception of the
southern  portion  of
Street C, will be publicly
owned and maintained
and be 28-feet in width
to permit parking on one
side. The private portion
of Street C is proposed
to be 26-feet in width.
While this width meets
the private street
standard per Grove City
standards, staff believes
it should be widened to
28-feet in order to permit
parking on one of the
sides since no separate
visitor parking has been
proposed in the
development.

Private Street C is
approximately 1,500 feet
in length, and City Code
requires that a cul-de-
sac street be no longer
than 1,000 feet in length
if no other access point,
such as an intersection
with another street, has been provided. Furthermore, the existing Heimat Haus shelter house is proposed
to remain and will be located at the end of the cul-de-sac bulb. The only second access point is from a
proposed 20-foot emergency access road which will lead to Street F. Staff believes that the cul-de-sac
should be removed and the emergency access road be replaced with an extension of the private roadway
connecting to Street F. Although this proposed roadway would be within a flood hazard area (Zone AE),
staff believes the improved connectivity and accessibility to the amenities within the proposed
reserve/park space warrants the floodplain infringement. This would also allow for a second parking area
to be located closer to the primary shelter house within Reserve G.

Staff also recommends the applicant further examine the potential to connect the two cul-de-sacs
proposed for Roads B and E to improve neighborhood connectivity and more closely match the character
of the existing Pinnacle Club which does not contain any cul-de-sacs.

Two stub streets are proposed to end at the shared property line with the property to the west. While staff
is supportive of stub streets showing the intention to extend the roadway with future developments, staff
does not believe two stubs may be necessary at the proposed location. Based on the preliminary layout
of developments to the west (The Villas at Pinnacle, reviewed by City Council in 2019), the northern stub
street may align most appropriately with future developments.

Currently, the driveway for the property to the west (1189 White Road) is located on the site proposed to
be developed. Plans show the relocation of this driveway further to the west to be on the same property
as the residence it accesses. Because the adjacent resident/property owner is directly impacted by the
proposed development, documentation of an agreement between the owner of 1189 White Road and the
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developer of the Quarry at Pinnacle will need to be provided showing that all parties are agreeable to the
proposed driveway relocation.

Subareas

The site is proposed to be divided into two separate subareas. Subarea A, located on the majority of the
site, is proposed to have 182 fee simple single-family units, each located on lots a minimum of 52-feet in
width. Subarea B (The Quarry Estates) is proposed along the private portion of Road C and is for 29
detached condominium units, each located on its own lot, which is required to be a minimum of 70-feet in
width. While the lots are smaller than some other nearby single-family developments, staff is supportive of
the proposed lot sizes since the development is meant to be an extension of the Pinnacle Club
development, providing a subdivision that is between the small lots at The Greens (minimum 50-foot lot
widths) and medium-sized lots at The Links (minimum 70-foot lot widths). A subarea map was not
provided as part of the preliminary development plan and will be required with the rezoning and final
development plan.

Greenspace and Stormvter

Eight reserve areas are proposed throughout the site, including an 11-acre park in the southeast portion
of the site. In total, the proposed open space encompasses 22.8 acres of the 72.1-acre site (31.6 percent
of the site). Of the proposed 22.8-acres, 13.92 acres of open space are shown in compliance with the
requirements of Section 1101.09, exceeding the required 11.12 acres based on the proposed number of
dwelling units. Reserve G will be utilized as a programmed 11-acre park containing two of the existing
Heimat Haus shelter houses to be reused as shelter and picnic areas, a sledding hill, frisbee golf course
and pitch and putt golf course. A parking area is proposed at the entrance to the park, at the terminus of
Road F, with 10 available spaces.

Four retention basins are proposed throughout the site within different reserve areas. Staff has concerns
with the design of the basins, including outlet points, the size of the basins versus the capacity required
for each, and the location of one basin (Basin B) within the Special Flood Hazard Area (100-year
floodplain, flood fringe and near the floodway). Further review of each of these basins will be needed and
conducted during the Final Development Plan and Final Engineering Plan phases; however, changes to
these basinstomeet r equi rements may cause changes to the sitebo:

Sidewalks and Bike Paths

Sidewalks and bike paths are proposed throughout the site, along roadways and through the proposed

reserve areas. Five-foot wide sidewalks are proposed on both sides of all streets within the development

and will connect the site to the different bike paths throughout. Bike paths, eight feet in width, are
proposed along each of the sitebds frontages wiofh White
the reserve areas and proposed park. Staff is overall supportive of the location of the paths, but believes

that additional connectivity could be offered such as connecting the bike path in Reserve F into Reserves

E and G, to create greater connectivity to the shelter house in the southern park. Extending a trail through

Reserve E to Reserve G will also make these reserve areas accessible to more residents, allowing them

to function as community spaces and not extensions of the rear yards of adjacent single-family lots.

Landscaping

A preliminary landscape plan was submitted showing the location for various landscaping throughout the
site. Each street is proposed to have street trees located on either side with different tree types proposed
per street. While tree types were listed on the plan, the preliminary zoning text states that the applicant
will work with the Urban Forester to determine tree types to plant along the streets. These will be
reviewed further during the final development plan. Each entryway into the development is proposed to
be heavily landscaped with different trees, shrubs and perennials, and each landscape median is
proposed to be landscaped with two rows of evergreen shrubs. A separate entryway with landscaping,
also utilizing some trees, shrubs, and perennials are proposed for the entry into Subarea B (detached
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condominium section). A typical for landscaping around the homes was not provided but will be required
for review with the final development plan.

Due to t he tyioexsing single-family hoines, the applicant is including a row of evergreen
and deciduous trees along the property line, with the homes located near the Jackson Pike entrance.
Additionally, a number of existing trees on the property are proposed to remain and be used for further
screening between the homes. A tree inventory listing the amount of trees, types and conditions to be
removed and preserved was not provided and will be needed for review for the final development plan in
order to determine if additional screening will be needed, as well as if additional screening is needed in
areas with proposed trees.

Landscape plans also indicate that the potential for additional screening and mounding along the
p r o p eJadaksordRike frontage will be considered with the final development plan.

Buildings

Preliminary renderings for seven different home types have been provided. Five of the provided
renderings could be constructed in Subarea A (fee simple single-family home section), and three could be
constructed in The Quarry Estates/Subarea B (detached condominiums section). Each of the home types
utilizes different design elements including stone water tables, shutters on windows, windows on the
garage doors, dormers and decorative features along the roofline. The preliminary zoning text states that
the homes in Subarea A are required to be at least 1,400 square feet for ranch homes and 1,700 square
feet for two-story homes, and homes in Subarea B are required to be at least 1,400 square feet. The
zoning text also states that the homes are required to be constructed with a combination of hardi-plank,
stucco, cultured stone and vinyl. No material details were stated on the preliminary renderings and a
more detailed review of the proposed homes will occur with the rezoning and final development plan
phases. However, staff is supportive of the preliminary renderings as they show a different variety of
home types, similar to the other homes in the Pinnacle Club development, each exhibiting a high-quality
design.

Subarea A/Single Family Homes




Subarea B/Condominiums
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Sighage

A preliminary sign package was submitted for the proposed monument signs at t he siteds enti
White Road and Jackson Pike. Each sign will contain a stone base and decorative finishes including a

stone and stucco tower with cast stone caps on each side of the signs, similar to Pinnacle Club features

at the corner of White Road and Buckeye Parkway. A smaller stone monument sign with a similar design

is proposed for The Quarry Estates section (Subarea B/detached condominium section) of the

development. Four rail horse fences are proposed in the entryway areas for each entrance as well.

Further review of the signs will occur with the rezoning and final development phases.

3. PUD Analysis

Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged
with reviewing and evaluating Preliminary and Final Development Plan applications for Planned
Unit Development districts by applying the eight (8) findings.

(1) The uses proposed will not be detrimental to present and potential surrounding uses, but will
have a beneficial effect which could not be achieved under any other district.

Finding is Met: The site is proposed to have a combination of different single-family home lots including
fee simple and detached condominiums. The lots and homes are proposed to be smaller than the straight
single-family residential districts in Code, thus a PUD-R zoning is needed to develop the site as
proposed. Staff is supportive of the proposed lot widths and home sizes as this site is meant to be an
extension of the Pinnacle Club development, which offers many different home types including smaller lot
single-family homes on 50-foot lots in The Greens and attached condominiums on shared lots to large
estate custom estate homes on 90-foot lots. In order to be cohesive with the rest of the Pinnacle
development, a PUD-R custom zoning district is needed. Additionally, the site meets the land use
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recommendations of GroveCity2050 for Suburban Living/Low Intensity and Parks/Open
Space/Preservation by proving single-family residential and placing approximately 31 percent of the site
in a reserve area.

(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) requirements
is warranted by the design and amenities incorporated in the Development Plan.

Finding is Not Met: A number of issues remain to bring the development into compliance with Grove City
Code. Staff is supportive of some of the requested deviations including the lot sizes, but outstanding
concerns with stormwater management and floodplain regulations will need to be resolved during either
the final development plan or final engineering plan phases.

(3) Land surrounding the proposed development can be planned in coordination with the
proposed development and that it is compatible in use.

Finding Can Be Met: ODOT has proposed improvements to Jackson Pike, which may cause some
changes to t hfeom thattroadd howewar,tthe yapplicant is aware that improvements are
proposed and is in conversations with ODOT regarding what will be occurring. Additionally, a stub street
has been proposed on the western property line with the property to the west for potential future
development and roadway connection.

(4) The proposed change to a Planned Unit Development District is in conformance with the
general use intent of the area.

Finding is Met: The GroveCity2050 Future Land Use and Character Map recommends that this site be
used as Suburban Living, Low Intensity which lists single-family residential as a primary recommended
use and as Parks/Open Space/Preservation which lists green space as the primary use. Staff believes
that the proposed use of the site meets the land use recommendations listed in GroveCity2050 and is in
conformance with future development intent for the area.

(5) Existing and proposed streets are suitable and adequate to carry anticipated traffic within the
proposed district and in the vicinity of the proposed district.

Finding Can Be Met: Staff has some concerns with the proposed street network including the use of cul-
de-sacs on the site, which staff believes should be removed and connected to be compatible with other
Pinnacle Club developments and to provide better access for future residents of the development.

(6) Existing and proposed utility services are adequate for the proposed development.

Finding Can Be Met: Staff has some concerns regarding the proposed utilities for the site including the
location of the proposed water main being under the proposed location for street trees. Utilities are only
preliminarily reviewed during the Preliminary Development Plan, and further review of the water main and
all other proposed utilities will be conducted during the final development plan and final engineering plan
phases.

(7) Each phase of the proposed development, as it is proposed to be completed contains the
required parking spaces, landscape and utility areas necessary for creating and sustaining a
desirable and stable environment.

Finding is Not Met: There are some concerns which will need to be continued to be worked through
regarding the street layout of the site, including the lack of parking on the site, particularly near the shelter
house and in Subarea B, as well as issues with the placement of utilities.

(8) The proposed Planned Unit Development District and all proposed buildings, parking spaces
8



and landscape and utility areas can be completely developed within seven years of the
establishment of the district, unless otherwise provided for by Council.

Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities can
be completely developed within seven years.

4. GroveCity205@uiding Principle®\nalysis

The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains

specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are
identified that articulate Grove Citybés community val
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles:

(1) The Ci t yI-town chanatter is preserved while continuing to bring additional
employment opportunities, residents and amenities to the community.

Finding Can Be Met: Staff is generally supportive of the design included with the proposed
preliminary plan and believes that with further discussions with the applicant and revisions to the
plans, many of these issues including roadway layout, bike paths, and stormwater can be
resolved to make the site more compatible with other Pinnacle Club developments. Additionally,
the development will bring additional residents to the community and provide another living option
for current residents, as well as to create an 11-acre park potentially programmed with a sledding
hill, shelter houses and picnic areas, frisbee golf course and other activities.

(2) Quality design is emphasized for all uses to create an attractive and distinctive public and
private realm.

Finding Can Be Met: Staff is supportive of the preliminary home designs provided, which are
compatible with the materials and details utilized on other homes in Pinnacle and will review
detailed elevations of the homes during the final development plan. Staff is also supportive of the
amount of provided open space on the site, creating additional areas for residents to recreate;
however, some additional bike path connections will be needed on the site for it to provide more
connectivity within the devel opment and to the City

3) Places will be connected to improve the function of the street network and create safe
opportunities to walk, bike and access public transportation throughout the community.

Finding is Not Met: While staff is supportive of portions of the proposed roadway network, there
are issues with overall connectivity and accessibility in the site. This includes the proposed cul-
de-sacs, one of which (on Private Road C) does not meet code requirements, which staff believes
should be removed and the streets be looped which has been done in other Pinnacle Club
developments. Staff also has issues with the lack of available parking, both on-street for Subarea
B (on Private Road C) and for the shelter house in Reserve G (proposed 11-acre park), and
believes with widening the road and including a parking lot at the shelter house, these issues
would be resolved. Further review of the street network, including a traffic study, will occur during
the rezoning and final development plan phases.

4) Future devel opment that wild/l preserve, protect and
character through sustainable practices, prioritizing parks and open space and
emphasizing historic preservation.

Finding is Met: The plans indicate that 22.8 acres of the 72.1-acre site (31.6 percent of the site)
will be used for reserve spaces containing bike paths and an 11-acre park. Staff recommends
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that one additional bike path be added to the site to provide better access and connectivity, but is
overall supportive of the proposed green spaces. The development meets the open space
requirements as per Section 1101.09 as well. Additionally, staff is supportive of the preliminary
home designs and will review more detailed plans for each with the final development plan.

(5) Development provides the City with a net fiscal benefit.

Finding is Met: Although residential sites do not provide as much net fiscal benefit as non-

residential sites to the City, since revenue primarily comes from income tax from workers

employed within the City, staff believes the proposed residential development will be a benefit to

the community in multiple other aspects. Due to the proximity of the proposed development to

retail and employers, residents will have the opportunity to live, work and shop in the same

community. Additionally, the overall increase in property valuefr om t he si teds edevel opr
an added benefit to the community.

5. Recommendation

After review and consideration, the Development Department recommends Planning Commission
make a recommendation of approval to City Council for the preliminary development plan with the
following stipulations.

1. Outstanding concerns including, but not limited to, the roadway network, stormwater, utilities,
trail and greenway connectivity, and impacts on adjacent properties shall be further examined
and addressed with the final development plan.

2. The zoning text provided with the preliminary development plan shall be considered only for

preliminary standards, noting that a full review of any regulating text(s) for the site will occur
with the rezoning and final development plan applications.
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6. Detailed History

1900
The home at 4485 Jackson Pike (adjacent and to the north of The Heimat Haus) was
constructed.

1971
The Heimat Haus began operation on the site providing event space for parties and picnics. It has
recently ceased those operations and the site is no longer used.

1986

The home at 1179 White Road (adjacent and to the northwest of The Heimat Haus) was
constructed.
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